
   Application No: 18/3245M

   Location: Land At, GAW END LANE, LYME GREEN

   Proposal: Outline planning application with all matters reserved except access for 
residential development of up to 330 dwellings, a site for a community 
building, public open space including a childrens play area and 
allotments, associated demolition and infrastructure

   Applicant: Miss Lucy Atkins, Bovis Homes and Henshaws Farming LLP

   Expiry Date: 03-Oct-2018



SUMMARY

Macclesfield is one of the principal towns and growth areas of the Borough where national 
and local plan policies support sustainable development. The proposal seeks up to 330 
dwellings on part of a site allocated for around 300 dwellings under Policy LPS 17 within 
the Cheshire East Local Plan Strategy (CELPS). Through the adoption of the CELPS, the 
site has been removed from the Green Belt and the principle of developing the site for 
housing is acceptable. This proposal would bring economic and social benefits through 
the delivery of around 300 houses in a sustainable location. Cheshire East is able to 
demonstrate a 7.2 year supply of housing, however, this proposal will make a valuable 
contribution in maintaining this position.

The proposal provides the required amount of affordable housing and the impact on local 
infrastructure including education and healthcare provision would be mitigated by financial 
contributions. The development will not have a detrimental impact on the local highway 
network subject to financial contributions towards infrastructure improvements identified in 
the Macclesfield Movement Strategy. The impact on local air quality (including cumulative 
impacts) will be acceptable also.

The impact on designated heritage assets would be acceptable and with specific 
reference to the Macclesfield Canal, an appropriate buffer with the canal could be secured 
at reserved matters stage. Subject to the submission of reserved matters, and based on 
the principles shown on the indicative layout, the proposal would not materially harm 
neighbouring residential amenity and could (with amendment) secure a design compliant 
with the Cheshire East Design Guide. However, owing to the close relationship with Lyme 
Green Depot, it is recommended that a condition limiting the number of units to 310 and a 
condition requiring the provision of a buffer are imposed to safeguard the future amenity of 
occupants of the proposed development from operations at the Lyme Green Depot.

The impact on ecology including Danes Moss SSSI, Rayswood Nature Reserve, the 
Canal SBI would be acceptable owing to on site biodiversity enhancements. Appropriate 
public open space including a play area provision would be provided on site / off site and 
financial contributions would offset the impact on outdoor and indoor sports and recreation 
provision. The applicants have demonstrated general compliance with national and local 
guidance in a range of areas including trees, landscape impact and flooding and drainage.

On this basis, the proposal is for sustainable development which would bring 
environmental, economic and social benefits and is therefore considered to be acceptable 
in the context of the relevant policies of the adopted Cheshire East Local Plan Strategy, 
the saved policies of the Macclesfield Borough Local Plan and advice contained within the 
NPPF. In accordance with Sec.38 (6) of the Planning and Compulsory Purchase Act 2004 
and paragraph 11 of the Framework, the proposals should therefore be approved without 
delay.

SUMMARY RECOMMENDATION

Approve subject to conditions and a s106 agreement.



PROPOSAL

This application seeks outline planning permission with all matters reserved (except for 
means of access), for a residential development of up to 330 dwellings on land at Gaw End 
Lane Macclesfield. The application also includes a site for a community building, public open 
space including a children’s play area and allotments, associated demolition and 
infrastructure.

DESCRIPTION OF SITE AND CONTEXT

This application relates to a greenfield site lying to the south of Macclesfield, specifically Lyme 
Green Business Park. The site wraps itself round the southern boundary of the Council’s 
Lyme Green Highways Depot. Gaw End Line dissects the site from east to west and junctions 
with London Road which runs to the east of the site beyond which there is residential 
development forming Lyme Green Settlement. To the south of the site is Rayswood Nature 
Reserve and to the west is a coach depot and dog kennels beyond which lies Macclesfield 
Canal. Surrounding uses include mainly commercial, residential and agricultural land. The site 
measures approximately 22.89 hectares in size. The site forms part of an allocated site for 
housing development under Policy LPS 17 of the Cheshire East Local Plan Strategy 
(CELPS).

RELEVANT HISTORY

20495P - RESIDENTIAL DEVELOPMENT (OUTLINE) – Refused 08-Jan-1980

20497P - LIGHT INDUSTRIAL DEVELOPMENT (OUTLINE) – Refused 11-Jan-1980

22508P - MARINA DEVELOPMENT – Refused 15-Oct-1980

20494P - LIGHT INDUSTRIAL DEVELOPMENT – Refused 08-Jan-1980

20498P - RESIDENTIAL DEVELOPMENT – Refused 11-Jan-1980

18/1405S - Request for EIA screening opinion for a residential-led development of up to 330 
homes on the site, including public open space – EIA not Required - 25-May-2018

POLICIES

Development Plan
Cheshire East Local Plan Strategy (CELPS)
MP1 Presumption in favour of sustainable development
PG1 Overall Development Strategy
PG2 Settlement hierarchy
PG7 Spatial Distribution of Development
SD1 Sustainable Development in Cheshire East
SD2 Sustainable Development Principles
IN1 Infrastructure
IN2 Developer Contributions
SC1 Leisure and Recreation



SC2 Indoor and Outdoor Sports Facilities
SC3 Health and wellbeing
SC4 Residential Mix
SC5 Affordable Homes
SE1 Design
SE2 Efficient use of land
SE3 Biodiversity and geodiversity
SE4 The Landscape
SE5 Trees, Hedgerows and Woodland
SE6 Green Infrastructure
SE7 The Historic Environment
SE9 Energy Efficient development
SE12 Pollution, land contamination and land stability
SE13 Flood risk and water management
CO1 Sustainable travel and transport
CO3 Digital connections
CO4 Travel plans and transport assessments
LPS 17 Gaw End Lane, Macclesfield

Macclesfield Borough Local Plan (saved policies) (MBLP)
NE3 Protection of Local Landscapes
NE11 Nature conservation
NE17 Nature conservation in major developments
NE18 Accessibility to nature conservation
RT5 Open space standards
H9 Occupation of affordable housing
DC3 Residential Amenity
DC6 Circulation and Access
DC8 Landscaping
DC9 Tree Protection
DC14 Noise
DC15 Provision of Facilities
DC17 Water resources
DC35 Materials and finishes
DC36 Road layouts and circulation
DC37 Landscaping
DC38 Space, light and privacy
DC40 Children’s Play Provision and Amenity Space
DC63 Contaminated land

Other Material Considerations
National Planning Policy Framework (The Framework) 2018
National Planning Practice Guidance
Cheshire East Design Guide

CONSULTATIONS 

ANSA (Greenspaces and CEC Leisure) – No objection subject to onsite provision of Public 
Open Space (POS) and a Local Area of Play (LEAP) standard play area. The location of the 



LEAP needs further consideration. There is a requirement to provide a financial contribution 
of £1,000 per open market family dwelling or £500 per 1 / 2 bed apartment towards 
Recreation and Outdoor Sport (ROS) and £58,500 towards Indoor Sport, but this will depend 
on the final housing numbers.

Cadent Gas – No objection subject to an informative advising the applicant that there is 
operational gas apparatus within the application site boundary and the applicant may need to 
divert such apparatus at their own expense.

Canal & River Trust – No objection subject to conditions that if any works are to be 
undertaken within 15 metres of the canal side, structural information is submitted to 
demonstrate the canal can bear the additional load. Other conditions are recommended 
relating to surface water drainage, construction environment management plan, 
contamination. Financial contributions are also requested for towpath improvements between 
the end of Gaw End Lane towards the Moss Head Farm swing bridge 47, where an existing 
PROW crosses the swing bridge. The towpath accesses at bridges 46 and 45 could also 
usefully be upgraded.

Cheshire Archaeology Planning Advisory Service – No objection subject to a condition 
requiring the submission of a written scheme of investigation for the implementation of a 
programme of archaeological work.

Countryside Service Development Manager – No objection subject to appropriate 
management and maintenance of the protected open space to maximise its value as a wildlife 
reserve.

Education – No objection subject to financial contributions of £672,470 towards primary, 
£800,792 towards secondary and £182,000 towards Special Educational Needs (SEN) school 
places = total contribution of £1,655,262

Environment Agency – No objection subject to consideration of land contamination and 
impact on controlled waters.

Environmental Protection – No objection subject to conditions / informatives relating to 
noise mitigation / provision of a bund / buffer with Lyme Green Depot, electric vehicle 
infrastructure, low emission boilers, construction environmental management plan, dust 
control, piling, contaminated land and construction hours.

Flood Risk Manager – No objection subject to clarification on preferred option of discharge.

Head of Strategic Infrastructure – No objection subject to financial contribution of £726,000 
towards the Macclesfield Movement Strategy (MMS).

Housing Strategy & Needs Manager – No objection subject to 30% of the units being 
provided as affordable with a tenure split of 65% / 35% between social rent and intermediate 
tenure. 

Natural England – No objection following the receipt of additional drainage information. 
There should be no significant impacts on the Site of Special Scientific Interest (SSSI).



NHS Eastern Cheshire Clinical Commissioning Group – Request a financial contribution 
of £332,640 to support the premises development of the Waters Green Medical Centre and 
development of additional primary care premises within Macclesfield.

Public Rights of Way – No objection subject to a condition requiring an information pack to 
promote the use of local cycle and footpath routes.

United Utilities (UU) – No objection subject to foul and surface water drainage being 
connected on separate systems and submission of a surface water drainage scheme and a 
sustainable drainage management and maintenance plan.

VIEWS OF THE TOWN AND PARISH COUNCILS

Sutton Parish Council (SPC) - Object on the grounds of:

 Proposed layout does not include all of the land allocated in the Local Plan
 Number of houses proposed is in excess of the Local Plan and will double the size of 

Lyme Green
 Parking of vehicles on London Road between Lindrum Avenue and Robin Lane limit 

visibility and cause obstruction for pedestrians by parking on the pavement. Proposal 
should incorporate parking into the roadway to resolve this 

 The reduction in the speed limit is welcomed but should be extended to ‘The Fools 
Nook’

 Would like to see traffic lights provided at the junction with Lindrum Avenue  and light / 
roundabout at Winterton Way

 Pedestrian safety needs enhancing to the retail park and off-site play provision
 Any attempt to reduce affordable housing will be challenged
 Height of buildings needs further consideration i.e. two-storey next to existing 

bungalow
 Proposal show buildings sited over existing septic tanks
 The indoor sport and recreation contribution should be directed to Lyme Green not 

Macclesfield Leisure Centre
 Capacity of local dentists and doctors surgeries to accommodate new residents
 No capacity in local primary schools
 Welcome the provision of a community building but would wish this made a 

requirement of the s106 agreement
 Community building will need to be able to accommodate games and sport, meetings, 

social events, a stage, toilets with disabled facilities and kitchen and parking provision
 The areas of protected open space should be gifted to CEC or the Parish Council
 Financial contributions required towards the maintenance of open space and should be 

for a period of 20 years
 Play area is too close to commercial buildings and road
 Proposal should contribute towards canal towpath improvements
 Insufficient ecological information
 The Council’s Lyme Green Depot needs further screening and its access would benefit 

from an additional strip of land
 Some house would further reduce visibility from Lyme Green Depot access



 Support the recommendations made by Natural England

Gawsworth Parish Council – comment that the proposal should provide for a walkers’ car 
park and ensure that the SSSI, Danes Moss reserve and the important bridges are properly 
considered in the application.

OTHER REPRESENTATIONS

Representations have been received from 14 properties over the two periods of consultation 
and representations have also been received from Macclesfield Civic Society, an amenity 
group named ‘Park 4all’ who deal with Robin Lane play area and ‘MECCA’ which represents 
the adjacent ‘Rayswood Nature Reserve’ objecting to this application on the following 
grounds:

General Observations
 The allocated site should accommodate around 300 houses
 The development does not include all land allocated in the Local Plan, yet still shows a 

development of 330 houses
 Loss of countryside should not go ahead
 Application should be refused as does not comply with the CELPS both in terms of 

housing numbers and providing a comprehensive plan for the site
 MECCA has concerns that there was no engagement by Bovis Homes with adjacent 

landowners.
 Brownfield land sites in Macclesfield should be developed first
 No provision for a local community centre as pitched by Bovis Homes in 2013 plans
 High probability of members of the public trespassing into the adjacent nature reserve 

– a requirement for fence installation is needed
 Park 4all are supportive of the developer contributions and the traffic calming 

measures. They would welcome further involvement with the Section 106 agreement
 Macclesfield Civic Society support the level of affordable housing and S106 

contributions, however, raise concerns with public transport access and impacts on 
traffic movement and air quality

 The development of housing is much needed in Macclesfield

Infrastructure, Access and Parking
 Proposal does not provide the on site community facilities identified in the site 

allocation and the Parish Plan (2012) contrary to the CELPS
 Funding should be secured through the s106 for the community centre
 Negative impacts on local highways as London Road has existing traffic issues
 Gaw End Lane has existing issues with the level of HGVs, vans and buses using it to 

access the industrial estate
 Proposed new junction on to the A523 will cause issues for existing residents to safely 

enter and exit driveways and will increase congestion
 As a pedestrian, the roads are not safe to cross
 Existing difficulties turning right from Robin Lane on to A532 due to parked cars 

creating poor visibility



 There are 7 substandard junctions between the canal bridge and southern end of the 
site requiring a more comprehensive solution to accommodate the 330 houses and 
industrial estate than is proposed

 Access to the housing site and access to Sutton via Lindrum Avenue need to be 
facilitated by linked pedestrian controlled traffic lights

 The Transport and Framework Travel Plan does not reflect the true picture – the five 
year analysis period should be at least 10 years

 Speed limit reductions and traffic calming measures on London Road will be welcomed 
and are needed

Flooding and Drainage
 Existing land is frequently waterlogged and development including hard landscaping 

will worsen this

Nature Conservation
 The area supports a lot of wildlife
 Disruption to many species in the nature reserve
 Several ecological surveys have not been undertaken or finalised
 Removal of livestock will result in loss of insects which are attracted to them, therefore 

loss of birds
 No consideration for impacts on the Danes Moss SSSI

Trees and Hedgerows
 Hedgerows on western boundary must be maintained by the landowner to the east, so 

an access strip for maintenance vehicles should be included
 Proposed native woodland will eventually crowd out the ancient hedgerow which marks 

the parish boundary

Protected Open Space
 Planting of woodland seems incompatible with protected open space designation
 The proposal should contribute towards the enhancement and improvement of Robin 

lane play open space / play area
 Contributions to LAP provision on Robin lane would be unsuitable as would require 

small children to travel across London Road
 Proposed play area is too close to London Road and would be unsafe

Design and Layout
 Failure to provide appropriate green infrastructure particularly along the Macclesfield 

Canal
 Application does not address Macclesfield Local Plan Policy DC38 regarding the 

spacing between buildings
 Dwellings adjacent the Macclesfield Canal on the layout plan do not appear to have 

gardens so may impact Conservation Area
 Landscape buffer needed between housing and the Council Depot to reflect guidance 

in Policy DC3
 Lack of information regarding the extent of the play area, it would be better located in 

the centre of the site away from the commercial area
 Number of 2-storey houses built in close proximity to existing bungalows



 3 storey properties on higher land adjacent to the canal will dominate conservation 
area views

 No consideration for impacts on the Canal Conservation Area
 Application should be refused as it is contrary to MBLP Policies BE1 and BE3

Amenity of Existing Properties
 Concerns relating to noise and pollution as a result of development
 Impact of night time operations from Lyme Green Depot
 Amenities will suffer from noise, high level lighting, dirt, and heavy sander and grater 

lorries on a 24 hour basis during the winter months
 Buffer round Lyme Green Depot insufficient and 
 Septic tank of existing properties likely to be damaged by heavy vehicles passing over 

the drain.
 Plans show a house built directly on top of the septic tank (and access to it) for Hills 

View house
 Loss of amenity due to loss of views and public footpaths
 Loss of privacy due to overlooking from new houses
 Impact statement recognises major impacts for residents of Gaw Lane, but no 

information about what will be done to offset this
 Application should be refused on amenity grounds as contrary to Policy DC3 of the 

MBLP

Local Services and Facilities
 Additional housing cannot be supported by local facilities such as the local leisure 

centre
 Increase in population could result in the return of bus services, but this has not been 

considered in traffic analysis

OFFICER APPRAISAL

Principle of Development

Macclesfield is identified as one of the principal towns in Cheshire East where CELPS Policy 
PG 2 seeks to direct ‘significant development’ to the towns in order to ‘support their 
revitalisation’, recognising their roles as the most important settlements in the borough. 
Development will maximise the use of existing infrastructure and resources to allow jobs, 
homes and other facilities to be located close to each other and accessible by public 
transport.

The application site is allocated as a Strategic Site for housing under Policy LPS 17 of the 
Cheshire East Local Plan Strategy (CELPS). When the Council adopted the Cheshire East 
Local Plan Strategy on 27th July 2017, the site was removed from the Green Belt.

Site LPS 17 states that the development of Gaw End Lane will be achieved over the Local 
Plan Strategy period through:

1. The delivery of around 300 homes;



2. Incorporation of green infrastructure which should include the following: 
i. Green linkages to the wider footpath network, habitats and site LPS 13 including links 
to the north/south strategic link of the Macclesfield Canal. Land to the southwest of the 
site adjacent to the canal should remain undeveloped and is allocated for open space 
within site LPS 17;
ii. New public open space;
iii. Green buffers to London Road/Leek Road and Macclesfield Canal; and
iv. An area of protected open space adjacent Rayswood Nature Reserve as shown on the 
proposals map;

3. Pedestrian and cycle links to new and existing residential areas, shops, schools and health 
facilities; and
4. On site provision, or where appropriate, relevant contributions towards highways and 
transport, education, health, open space and community facilities.

Additionally, the following site specific principles of development apply:

a. Buffer zone of semi-natural habitats to be provided adjacent to the Macclesfield Canal SBI.
b. Development must be sensitive to the conservation area and listed structures / buildings. The 
retention of open space on the western edge of the site would help safeguard the immediate 
context from urbanising development up to the canal edge, where it would most dramatically 
affect views and the sense of openness within the bend in the canal. Regarding the setting of 
Toll Bar cottage the impact could be lessened in the approach taken to the site’s planning, by 
retaining the mature boundary landscaping opposite the property and also by using this south 
easterly part of the site as a pedestrian gateway into the scheme, with associated open space.
c. This Local Plan Strategy site is expected to provide affordable housing in line with the policy 
requirements set out in Policy SC 5 'Affordable Homes'.
d. The site will be developed only where it can be demonstrated that there is no significant harm 
on the Danes Moss SSSI, particularly in relation to changes in water levels and quality and 
recreational pressures. This should include a full assessment of the direct and indirect impacts 
of the development on the features of special interest. Where impacts cannot be avoided, 
appropriate mitigation measures will be required to ensure protection of the SSSI
e. Any application would need to be supported by a full ecological appraisal. Ecological 
mitigation would be required to address any adverse impacts.
f. A minimum of a Phase 1 Preliminary Risk Assessment for contaminated land should be 
carried out to demonstrate that the site is, or could be made, suitable for use should it be found 
to be contaminated. Further work, including a site investigation, may be required at a pre-
planning stage, depending on the nature of the site.

Sec.38 (6) of the Planning and Compulsory Purchase Act 2004 states that planning 
applications and appeals must be determined “in accordance with the plan unless material 
considerations indicate otherwise". In light of LPS 17, which allocates this site for housing 
development, the principle of developing the site for around 300 dwellings is acceptable. 
Whilst this proposal does not include all of the land allocated under LPS 17 insofar as it does 
not include the land associated with Lyme Green Settlement, it is not a requirement that any 
applications submitted on allocated sites are done so in a single application. The important 
thing to note is that this proposal would not preclude the remaining part of the site allocation 
from being brought forward. Around 300 dwellings can be accommodated in compliance with 
LPS 17.



As per para 11 of the Framework and CELPS Policy MP 1, there is a presumption in favour of 
sustainable development taking into account the three dimensions of sustainable 
development (social, economic and environmental) and compliance with the Development 
Plan in accordance with Sec.38 (6).

SOCIAL SUSTAINABILITY

Housing Land Supply

The Cheshire East Local Plan Strategy forms part of the statutory development plan.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the 
Town and Country Planning Act 1990 requires that applications for planning permission be 
determined in accordance with the development plan, unless material considerations indicate 
otherwise. This is the test that legislation prescribes should be employed on planning decision 
making. The ‘presumption in favour of sustainable development’ at paragraph 11 of the NPPF 
means: “approving development proposals that accord with an up to date development plan 
without delay”

The Cheshire East Local Plan Strategy is a recently adopted plan. Upon adoption, the 
Examining Inspector concluded that the Local Plan would produce a five year supply of 
housing land, stating that ‘“I am satisfied that CEC has undertaken a robust, comprehensive 
and proportionate assessment of the delivery of its housing land supply, which confirms a 
future 5-year supply of around 5.3 years”.

The Council can now demonstrate a 7.2 year supply of land for housing, but it is important to 
note that this proposal would deliver 330 no. dwellings on an allocated site within the adopted 
Local Plan within one of the Principal Towns in the Borough. The Council needs to keep the 
supply rolling and proposals that bring forward the Council’s strategic vision through the 
development of the allocated sites such as this one will assist in relieving pressure on other 
edge of settlement sites and the Green Belt / countryside. As such, this is a benefit of the 
scheme.

Affordable Housing

Policy SC 5 of the CELPS and the Councils Interim Planning Statement on Affordable 
Housing (IPS) requires the provision of 30% affordable housing on all ‘windfall’ sites of 15 
dwellings or more. This relates to both social rented and/or intermediate housing, as 
appropriate. Normally the Council would expect a ratio of 65/35 between social rented and 
intermediate housing.

As this is an outline application for around 330 dwellings, 90 of the units will be required to be 
affordable, depending on the final number of dwellings on the site. To satisfy the required 
tenure split, 64 of the units would need to be provided as social rented accommodation and 
35 of the units as intermediate tenure.

The site is actually located in the open countryside and the Parish of Sutton, however, it is 
adjacent to Macclesfield therefore the affordable housing need for Macclesfield and 
Macclesfield Rural has been looked at.



The Strategic Housing Market Assessment 2013 identified a net requirement for 239 new 
affordable homes each year until 2018, made up of a need for  109 x 2 beds, 139 x 3 beds, 
010 x 4 beds, 82 x 1 bed older person’s dwellings and 02 x 2 bed older person’s dwellings.

(The SHMA identified an over-supply of 1 bed dwellings for General Needs dwellings).

There are currently 47 applicants on the Council’s housing register applying for social rented 
housing who have selected Sutton as their first choice. These applicants require 26 x 1 beds, 
12 x 2 beds, 7 x 3 beds and 2 x 4 beds. On this site, a mix of 1, 2 and 3 bed dwellings for 
general needs and a provision for older persons via flats, bungalows for example would be 
acceptable. 

The applicant has confirmed that the proposal will provide 30% of the site as Affordable 
Housing with the required tenure spit. The precise number, size, location and type of units will 
be secured at Reserved Matters stage. However, the receipt of an amended illustrative 
masterplan has shown a good spread / pepper potting of affordable units. On this basis, the 
Council’s Housing Strategy and Needs Manager has no objection and the scheme is in 
compliance with Local Plan Policy SC 5 and criterion b of LPS 17.

Education

One of the site specific principles (no. 4) of the site allocation under LPS 17 is that the 
development of the site will require “contributions to education and health facilities”.

In the case of the current proposal for 330 dwellings, the Council’s Children’s Services have 
advised that a development of this size would generate:

 62 primary children (330 x 0.19)
 49 secondary children (330 x 0.15) 
 4 SEN children (330 x 0.51 x 0.023%)

The development is expected to impact on both primary school and secondary places in the 
immediate locality. Any contributions which have been negotiated on other developments are 
factored into the forecasts undertaken by the Council’s Children’s Services both in terms of 
the increased pupil numbers and the increased capacity at schools in the area as a result of 
agreed financial contributions. The analysis undertaken has identified that there remains a 
shortfall in school places.  

Special education provision within Cheshire East Council currently has a shortage of places 
available with at present over 47% of pupils educated outside of the Borough. Whilst it is 
acknowledged that this is an existing issue, the 4 children with special educational needs 
(SEN) expected from this development will exacerbate the shortfall.

To alleviate forecast pressures, the following contributions would therefore be required:

 62 x £11,919 x 0.91 = £672,470 (primary)
 49 x £17,959 x 0.91 = £800,792 (secondary)
 4 x £50,000 x 0.91 = £182,000 (SEN)



 Total education contribution: £1,655,262

The applicant has confirmed acceptance of this requirement and therefore this application is 
compliant with criterion 4 of LPS 17 in this regard.

Healthcare

The NHS Eastern Cheshire Clinical Commissioning Group (CCG) has commented on the 
application. The NHS has noted that there are six NHS GP practices within Macclesfield, all 
located within one building at the Waters Green Medical Centre. 

Based on the current local population, the Waters Green Medical Centre has sufficient 
capacity to manage currently registered patients. However, with the known planned housing 
developments, the local population is predicted to increase by approximately 17% over the 
next 10 years. In order to be able to continue to provide the current high level of primary care 
services to the local population, the six GP practices will be required to review their current 
model of working. A model of ‘working at scale’ will be required, in which the six GP practices 
work much more closely together to remove duplication and inefficiencies from the primary 
care system. Even with modifications to the existing Waters Green Medical Centre, it is 
anticipated that the GP practices and NHS Community Services will need to expand out into 
an additional building within the next 10 years.

To facilitate this, a financial contribution will be required as part of this application which will 
be used for the development of the Waters Green Medical Centre premises and development 
of additional primary care premises within Macclesfield. The financial contribution is based on 
a calculation consisting of occupancy x number of units in the development x £360. This is 
based on guidance provided to other CCG areas by NHS Property Services.

Where a planning application has not provided a breakdown of the dwelling unit sizes in the 
proposed development (as is the case with this outline application), it is proposed that the 
average occupancy of 2.8 persons is used in the initial health calculation until such time as 
the size of the dwelling units are confirmed, at which point a revised and more accurate 
calculation can be confirmed.

For this planning application, the CCG has requested a financial contribution towards health 
infrastructure via Section 106 of £332,640 based on a calculation of 2.8 persons x 330 
dwelling units x £360. This provides an indication of the contribution required to comply with 
criterion 4 of LPS 17 of the CELPS. However, a formula based approach could be utilised in 
the s106 in order to secure the appropriate contribution once the details of the dwellings / 
occupancy has been fully detailed at the reserved matters stage.

Public Open Space and Recreation

The local plan allocation for this site and Policy SE 6 of the CELPS sets out that the open 
space requirements for housing development are (per dwelling):

 Children’s play space – 20sqm
 Amenity Green Space – 20sqm
 Allotments – 5sqm



 Green Infrastructure connectivity 20sqm

This policy states that it is likely that the total amount of 65sqm per home (plus developer 
contributions for outdoor and indoor sports) would be required on major Greenfield and 
brownfield development sites. The indicative site plan shows areas for some on site open 
space. At 65sqm per dwelling, the total amount of on-site open space required could be up to 
21,450 square metres. The indicative masterplan for the site shows an on site open space 
provision of approximately 28,623 square metres (excluding the pond areas), which would 
exceed the requirement. There would be sufficient opportunity to locate a Local Area of Play 
(LEAP) standard play area on site. The indicative layout shows that this could be located 
towards the western fringe of the site adjacent to the existing Coach Depot. It would be 
possible for the nearest dwellings to front out over the play area and provide good passive 
surveillance. 

The indicative layout was amended to omit a second play area which was shown to be 
positioned along the eastern boundary with the A523. The Councils Greenspaces Officer has 
conformed that it may be necessary to look at LAP provision at other locations within the site, 
integrated into the housing layout. This also applies to amenity open space. However, the 
Council could also consider a proportion of offsite provision by way of a commuted sum in lieu 
of the LAP (in this case at Robin Lane), providing the majority of play and amenity can be 
provided on site. This would enable and facilitate linkages with the existing settlement at 
Lyme Green and would be accessible by way of the proposed toucan crossing across London 
Road. The commuted sum would be calculated at a rate of £75 per sqm of shortfall in on site 
provision.

It should be noted that whilst the local amenity group ‘P4all’ have requested contributions 
further contributions towards the Robin lane play area to provide a LEAP equivalent facility, 
the size and scale of this proposal does not lend itself to provision of all of the play space off 
site. Further, London Road serves as a major physical barrier and whilst a toucan crossing 
will be delivered as part of the proposals, the Robin Lane open space / play area would not be 
suitable to accommodate the whole development. Developments can only be expected to 
mitigate the impact of the development itself. Consequently, the demand of the Park4all 
amenity group would not be reasonable or necessary and would not therefore meet the CIL 
tests.

There is a requirement to provide Recreation and Outdoor Sport (ROS) in line with Policy SC 
2 of the Local Plan and the playing Pitch Strategy. The necessary outdoor sports and indoor 
sports facilities would be provided by way of a financial contribution towards off site provision. 
In this instance the developer has opted to make a contribution rather than on-site provision. 
This contribution will equate to £1,000 per family dwelling or £500 per 1 / 2 bed apartment 
(excluding the affordable properties) with the final contribution determined upon the final 
number of properties on site. The sum of money will be directed towards the Council’s Key 
Centre at Congleton to help deliver a 3G pitch, improve and reorganise retained grass pitches 
and provide  a new pavilion with changing, community room and health and fitness offer.

Indoor Sports Provision

The Council’s Indoor Built Facility Strategy has identified that for Macclesfield there should be 
a focus on improvement of provision at Macclesfield Leisure Centre. In addition, the Strategy 



targets the need to improve provision in South West Macclesfield at the Congleton Road 
Playing Fields outdoor facility to complement the Leisure Centre offer. Whilst new 
developments should not be required to address an existing shortfall of provision, they should 
ensure that this situation is not worsened by ensuring that it fully addresses its own impact in 
terms of the additional demand for indoor leisure provision. Furthermore, whilst the strategy 
acknowledges that the increased demand may not be sufficient to require substantial indoor 
facility investment through capital build (although some of the new population may use the 
existing swimming pool and sports hall facilities), there is currently a need to improve the 
quality and number of health and fitness stations at Macclesfield Leisure Centre to 
accommodate localised demand for indoor physical activity.

CEC Leisure has confirmed that based on a development of 330 dwellings, this could equate 
to a population increase of 531 and 227 additional ‘active’ population (subject to detailed 
reserved matters). Based on an industry average of 25 users per piece of health and fitness 
equipment this equates to 9 stations (£6,500 per fitness station) which would require a 
financial contribution of £58,500.

The application makes reference to the possible provision of a “site” for a community facility. 
There isn’t however any evidence provided within the application to demonstrate that the 
provision of such a subsequently built facility will be achievable should such a site be 
provided, or future sustainability achieved in management terms. Further advice on this has 
been sought from the “Council’s Community and Partnerships Team”. If it can be 
demonstrated that a new build is both achievable and sustainable then the indoor sport 
contribution could be directed to this provision, but only once built, to support active sport 
and recreation. However in the absence of such evidence the contribution would be required 
as outlined above.

Subject to the above being secured by way of a legal agreement, the scheme is found to 
accord with MBLP Policies RT5 and DC40 and CELPS Policies SC 1 and SC 2.

ENVIRONMENTAL SUSTAINABILITY

Air Quality

Policy SE 12 of the Local Plan states that the Council will seek to ensure all development is 
located and designed so as not to result in a harmful or cumulative impact upon air quality.  
This is in accordance with paragraph 181 of the NPPF and the Government’s Air Quality 
Strategy.

When assessing the impact of a development on Local Air Quality, regard is had to the 
Council’s Air Quality Strategy, the Air Quality Action Plan, Local Monitoring Data and the 
EPUK Guidance “Land Use Planning & Development Control:  Planning for Air Quality 
January 2017).

Air quality impacts have been considered within the air quality assessment submitted in 
support of the application. The report considers whether the development will result in 
increased exposure to airborne pollutants, particularly as a result of additional traffic and 
changes to traffic flows. The assessment uses ADMS Roads to model NO2 and PM10 impacts 



from additional traffic associated with this development and the cumulative impact of 
committed development within the area.  

A number of modelled scenarios have been considered within the assessment. These were:

 2017 baseline – model verification
 2028 – proposed opening year ‘do-nothing’
 2028 – proposed opening year ‘do-something’

The assessment concludes that the impact of the future development on the chosen 
receptors not be significant with regards to NO2, PM10 and PM2.5 concentrations. However, 
some of the receptors are located within the nearby AQMA and it is view of the Council’s 
Environmental Protection Unit that any increase in concentrations within an AQMA is 
considered significant as it is directly converse to the Council’s local air quality management 
objectives, the NPPF and the Council’s Air Quality Action Plan.

The proposed development is considered significant in that it is highly likely to change traffic 
patterns and congestion in the area. Also there is a need for the Local Planning Authority to 
consider the cumulative impact of a large number of developments in a particular area.  In 
particular, the impact of transport related emissions on Local Air Quality. Taking into account 
the uncertainties with modelling, the impacts of the development could be significantly worse 
than predicted.

Macclesfield has four Air Quality Management Areas, and, as such, the cumulative impact of 
developments in the town is likely to make the situation worse unless managed. Poor air 
quality is detrimental to the health and wellbeing of the public and also has a negative impact 
on the quality of life for sensitive individuals. It is therefore considered appropriate that 
mitigation should be sought in the form of direct measures to reduce the adverse air quality 
impact. In this case, this will be achieved by conditions relating to travel planning, dust control 
and the provision of electric vehicle infrastructure. Subject to this, the proposal will not have a 
detrimental impact on the air quality and thus accords with policy SE 12 of the CELPS.

Residential Amenity

Saved policy DC38 of the Macclesfield Borough Local Plan (MBLP) states that new 
residential developments should generally achieve a distance of between 21 metres and 25 
metres between principal windows and 14 metres between a principal window and a blank / 
flank elevation. This is required to maintain an adequate standard of privacy and amenity 
between residential properties, unless the design and layout of the scheme and its 
relationship to the site and its characteristics provide a commensurate degree of light and 
privacy between buildings.

To the east of the site, there are residential properties on the opposite side of London Road. 
The indicative layout shows that the nearest properties proposed as part of this application 
would achieve a distance of at least 45 metres with these neighbours. This would be sufficient 
to protect their level of amenity.

Gaw End Lane provides vehicular access to 8 residential properties. The proposed 
development would envelop these existing properties. The indicative layout shows how the 



proposed development could be arranged in relation to these existing properties. The first 3 
properties situated towards the eastern end of Gaw End Lane would continue to be accessed 
by the existing junction with London Road / Robin Lane. Travelling further along Gaw End 
Lane, the remaining 4 properties would be served by the proposed internal access road which 
would take its access off London Road further to the north of the existing junction that they 
use.

The first three properties along Gaw End Lane would benefit from some green buffers to the 
north and west. The semidetached property at western extent of the first three has windows 
facing west across the site. The houses shown on the indicative layout would appear to have 
a frontage looking over to this property. However, a separation of 25 metres would be 
achieved. The proposal would meet with the recommended separation distances in relation to 
the first three properties.

Further along Gaw End Lane, there are 2 semidetached cottages and 2 detached properties 
on the southern side (the most northerly is a bungalow). The semi-detached cottages do not 
contain any principal windows within their side elevations and the nearest properties shown 
on the indicative plan would exceed the recommended separation distances. The next 
property along is a detached two-storey dwelling and whilst it has no windows in its southern 
elevation, it does benefit from a side facing dormer window in the northern elevation facing 
Plot 225. However, Plot 225 appears to be 'side-on' to the neighbouring property and as it is 
slightly offset, it is considered that a detailed layout could avoid potential impact on amenity. 
With respect to the bungalow, this also benefits from a side facing window in its north 
elevation; however, a small pocket of open space would facilitate a separation to the nearest 
property of around 17 metres which would be set at an angle. At the end of Gaw End Lane is 
a detached dormer bungalow on the northern side which also has side facing windows. 
However, the nearest properties shown would meet with the recommended separation 
distances. 

It is important to note that the detailed layout and appearance of the scheme are reserved 
matters for consideration at a later stage. However, having regard to the indicative layout, it is 
considered that a scheme of this size (notwithstanding and without prejudice to noise 
considerations as explored later in this report) could be accommodated on the site, whilst 
maintaining the required separation distances between neighbouring properties and the 
proposed dwellings, and between the new dwellings within the development itself. Sufficient 
private amenity space for each new dwelling could be secured at reserved matters stage. No 
significant amenity issues are raised at this stage with regard to loss of light, direct 
overlooking or visual intrusion.

Noise

The applicant has submitted an acoustic assessment in support of the application. The impact 
of the noise from the A523 London Road and surrounding industrial and commercial uses on 
the proposed development has been assessed in accordance with BS8233:2014 Guidance 
on Sound Insulation and Noise Reduction for Buildings and BS4142:2014 Methods for rating 
and assessing industrial and commercial sound. This is an agreed methodology for assessing 
noise of this nature.



The report states that mitigation will be designed to ensure that occupants of the properties 
are not adversely affected by road traffic noise and industrial noise. However, the report does 
not adequately detail mitigation for the proposed properties close to the Lyme Green depot 
which is used for winter gritting operations. This involves night time operations.

Following discussions with the operatives of the depot the operations for 2017/2018 were as 
follows:

 115 days with operations
 7,431 individual movements in total, which include the shunting & loader movements

In addition there are operatives arriving and departing in their own vehicles to site and 
consideration has not been given to the lighting for the depot and lights off the vehicles. It is 
deemed that these activities will only increase not reduce in the future.

The Council’s Environmental Protection Unit (EPU) therefore recommends that this is 
reviewed by the applicant with the intention of providing appropriate bunding and/or screening 
and an adequate standoff distance between the yard and the proposed housing to reduce any 
potential noise and light impact on the amenity of future occupants. As such, and in 
accordance with the acoustic report, the following conditions are necessary:

 Full details of mitigation for all residential properties close to the A523 to be submitted 
to and approved

 
 A review of the noise report to take greater consideration of the Lyme Green depot and 

for mitigation measures to be submitted to and approved by this Division.

Although the indicative plan shows the position of dwellings close to the boundary with the 
Lyme Green Depot, the detailed design and final layout is reserved for approval as part of a 
later application. However, what is clear is that the indicative layout proposes a layout which 
would result in a poor relationship between the Lyme Green Depot and the nearest proposed 
dwellings. This poor relationship would give rise to noise and light impacts which without 
mitigation, would serve to undermine the residential amenity afforded to future occupiers of 
the proposed development. 

In order to ensure that future occupants of the development do not suffer a substantial loss of 
amenity due to noise, a noise impact assessment report will be required at the Reserved 
Matters stage, demonstrating that all the residential properties can achieve appropriate 
standards. This will require the provision of an appropriate buffer / standoff. Whilst an 
amended indicative layout has been received which shows the provision of a landscape buffer 
along the boundary with the depot, this has been at the expense of some of the gardens and 
remains inadequate. Accordingly, there is a need to secure the space for such which will 
require a reduction in the number of units. Without such buffer / reduction, it is not possible to 
demonstrate that 330 units can be accommodated on the site without compromising 
residential amenity whilst respecting other site constraints. There are 20 no. properties shown 
to adjoin the Lyme Green Depot. These would preclude the provision of an appropriate buffer. 
Consequently, it is recommended that a condition limiting the number of units to 310 and a 
condition requiring the provision of a buffer are imposed. Subject to this requirement, it is 



considered that the proposal will comply with Policy SE12 of the CELPS and DC14 of the 
MBLP relating to noise and soundproofing.

Highways

The highways infrastructure requirements were considered during the allocation of this site 
under the Local Plan process and its subsequent adoption. The proposed vehicular access to 
the site would take the form of a priority junction with the A523 London Road that incorporates 
a right turn lane. Gaw End Lane would be stopped up to through traffic. Properties that are 
located to the west of the new access road will have a new junction with the spine road and 
would use the new junction at the A523 London Road. The remaining properties would 
continue to use the existing Gaw End Lane junction with London Road / Robin Lane.

The scope of impact of the proposal has been agreed with the applicant based upon the 
distribution of traffic where the vast majority of trips will be made to and from the site in a 
northbound direction.  A number of capacity assessments have been undertaken at the 
following locations:

A523 London Road/Site Access
A523 London Road/Gaw End Lane/Robin Lane
A523 London Road/Lindrum Av
A523 London Road/Moss Lane
A523 London Road/Mill Lane/Byrons Lane
A523 Mill Lane/A523 Silk Road/Mill Lane
A523 Silk Road/Brook Street
A523 Silk Road/A537 Buxton Road/Waters Green

The committed development that affects this site is the South Macclesfield Development Area 
(SMDA) and this has been included in the assessments. As this site is located close to the 
SMDA, the same residential trip rates have been used in this assessment. Using these rates, 
the development is predicted to generate 199 am trips and 208 pm trips in the peak hours. 
Assessments have been undertaken in 2020 and 2028.

The proposed site access with the ghost right turn lane has been shown to operate within 
capacity in both the assessment scenarios. Whilst, a priority junction design is not the 
preferred junction type to access this site there are no capacity problems identified and as 
such no reasons to object to the access on highways grounds.

The capacity of the other junctions assessed indicates that some junctions can easily 
accommodate the development flows whilst others have an impact and increase existing 
congestion levels. There are no capacity problems at the Robin Lane and Lindrum Avenue 
junctions with London Road. These are both priority junctions.

The other junctions assessed are all existing signal controlled junctions along the A523 into 
Macclesfield. The results indicate that all of the junctions (with the exception of the Mill Lane 
junction) operate at or above capacity with the development added to the base flows. The 
queue lengths vary at each junction with some longer queues at the Waters Green and Brook 
Street junctions with the A523. The key junction of the A523 London Road/Moss Lane that will 
form the southern junction to the SMDA has been assessed. Capacity tests have shown that 



the proposed signal junction arrangement can accommodate the flows from this application 
but will be operating a capacity levels in 2028. The development will increase delay at the 
signal junctions and whilst these may not be considered to be significant increases they still 
result in longer delays at the junctions. There are no mitigation measures proposed by the 
applicant at the signal junctions. 

Improvements to highway infrastructure in Macclesfield have been identified at key 
congestion points in order to deliver the proposed level of growth identified in the Local Plan 
which this site forms part of. Having regard to the additional trips that that this proposal would 
add to the local highway network, there is a requirement for a financial contribution to the 
provision of infrastructure improvements as outlined in the Macclesfield Movement Strategy 
(MMS). Based on 330 no. units, this would equate to a commuted sum of £726,000 (£2,200 
per unit), which has been agreed with the applicant.

Whilst Gaw End Lane will be stopped up, an emergency access will be provided. This will be 
from the end of the stopped up section of Gaw End Lane to the new internal spine road. 
Although a footway/cycleway was initially requested by the Head of Strategic Infrastructure 
(HSI – Highways) alongside London Road, the remote pedestrian/cycle path will be retained 
within the site and maintained by the applicant. There is no objection to this proposal as the 
pedestrian/cycle path will still provide the necessary linkages to the site. The revised 
development proposals have clarified the access to the site and are considered acceptable. 
No objections are raised to the application subject to the S106 contribution. The proposals are 
considered to be acceptable and would provide suitable mitigation against the impacts of the 
development proposed. The scheme is compliant with criterion ‘4’ of LPS 17.

Accessibility and Public Rights of Way

Policy LPS 17 of the CELPS requires the creation ‘green linkages to the wider footpath 
network, habitats and site LPS 13 including links to the north/south strategic link of the 
Macclesfield Canal’ as well as ‘pedestrian and cycle links to new and existing residential 
areas, shops, schools and health facilities’. The proposed indicative layout is shown to 
promote and facilitate these linkages.

The site is not currently connected to the pedestrian/cycle footway network on London Road 
and there are a number of improvements proposed to improve pedestrian accessibility as part 
of this application. A new internal footway is proposed to run alongside the A523 London 
Road that links to the existing footway at the northern end of the site and Gaw End Lane to 
the south. It was the preference of the Highway Authority that the footway be provided along 
London Road and the boundary hedge replanted behind the footway. However, it is 
considered that the visual and biodiversity harm of removing the entire existing well 
established frontage hedgerow and transposing it would not be outweighed by the highway 
benefit of having the footway alongside the edge of the carriageway rather than further into 
the site. As the proposed footway is remote, it will not be adopted by the Council and will 
remain private.

A toucan crossing is proposed on the A523 London Road just south of Lindrum Avenue. 
However, on the development side there is no pedestrian/cycle link to the toucan crossing 
indicated. Whilst only indicative, officers have requested that this link be shown on the 
indicative masterplan. As part of the right turn lane design a pedestrian refuge is proposed to 



provide an additional crossing point on London Road. These features will assist in connecting 
the proposed development with the existing residential areas to the east and associated 
amenities and facilities. The indicative layout supports this concept and as such, the proposal 
at this stage is found to adhere to part 4 of LPS 17.

The nearest bus stops to the site are located on the A523 London Road and additional bus 
stops are located on Lindrum Avenue. There are two separate bus services, the 14 that runs 
hourly and the 109 that runs every two hours. The hourly service is a local service to 
Macclesfield from Langley and the two hourly service runs between Macclesfield and Leek.

Whilst the proposal will not directly affect any public rights of way, it sits close to a number of 
footpaths namely Public Footpaths Sutton Nos. 46 & 1 and Gawsworth Nos. 5 & 31. The 
Council’s Public Rights of Way Unit (PROW) have not objected to the application subject to 
conditions requiring the provision of a pedestrian signage scheme and information packs for 
residents to promote and encourage local walking and cycling routes for both leisure and 
travel purposes.

Canal Towpath Improvements

The Canal and Rivers Trust have commented on the need to ‘improve the overall 
connectivity of the walking and cycling network within the Borough, which is explicitly 
acknowledged to include canal towpaths. In this context, the Canal and Rivers Trust consider 
that the towpath in the vicinity of the application site needs to be upgraded in order to fulfil 
the role identified. The Trust considers that towpath improvements are required between the 
end of Gaw End Lane towards the Moss Head Farm swing bridge 47, where an existing 
PROW crosses the swing bridge. The towpath accesses at bridges 46 and 45 could also 
usefully be upgraded. 

Whilst it is acknowledged that the canal is an important piece of “blue infrastructure” in the 
area, allowing occupiers of the site to access areas to the west, there are concerns regarding 
the request from the Canal and Rivers Trust for financial contributions to improvement works. 
Further the Canal and Rivers Trust have not cited a sum of money that they would need. The 
canal, in the vicinity of the site is in relatively good condition, with an all weather footpath 
surface. Further, the site would not be reliant on the canal towpath to access areas to the 
east of the site as it achieves this through its access strategy to London Road. Accordingly, 
the request for financial contributions is not adequately justified and would not meet the CIL 
tests.

Trees

LPS 17 states that the development of the site will be achieved ‘through the incorporation of 
green infrastructure including green linkages, allocation of public open space to the south 
west, new public open space, green buffers to London Road / Leek Road and the 
Macclesfield Canal and an area of protected open space adjacent to Rayswood Nature 
Reserve to the south of the site and Danes Moss SSSI’.

The Macclesfield Canal Conservation Area located to the west and south west of the site was 
designated in part for canal side trees and hedgerows and its role as a wildlife corridor. Trees 



within the Conservation Area are given pre-emptive protection under s211 of the Town and 
Country Planning Act 1990.

The application is supported by an Arboricultural Survey Report and Impact Assessment 
which surveyed 60 individual and groups of trees. The majority of trees surveyed were found 
to be of moderate to poor quality value with 16% assessed as being of high quality (assumed 
A category trees) forming dominant features within the landscape. Three low (C) category 
trees Ash (T10), Ash (T24) and Oak (T38) have been identified for removal to accommodate 
a proposed internal access.

As this is an outline application the proposals are indicative only apart from the provision of 
access from London Road. The proposed layout shows most of the existing trees for retention 
either within areas of open space or along the boundary of residential areas. The sustainable 
retention of trees will rely upon adherence to above and below ground constraints. Site layout 
plans should adhere to the requirement of BS5837:2012 Trees in Relation to Design, 
Demolition and Construction (Recommendations) where Root Protection Areas (RPAs) 
represent below ground constraints. Above ground constraints including due allowance for 
incompatibility between buildings and trees (shading/available daylight and social proximity) 
need to be taken into account as part of the design and future reserved matters.

It should be noted that due to the topography of the site, the design and layout of the 
development will require addressing in terms of achieving desired levels having regard to the 
Root Protection Area (RPA) of retained trees and their juxtaposition to development. This is 
evident where a proposed access interfaces with trees T53 and T54 and in relation to the 
location of the proposed plot adjacent to T56 where low daylight and sunlight levels due to 
adjacent trees will require further design consideration.   

Trees within the site have recently been protected by the Sutton - Gaw End Lane Tree 
Preservation Order 2018. The indicative layout appears to respect those specimens afforded 
protection under the TPO, however, an updated Arboricultural Impact Assessment including 
an evaluation of all tree constraints and a draft Tree Protection plan and Method Statement 
will need to accompany any future reserved matters application/s. Subject to this, The 
Council’s Principal Forestry and Arboricultural Officer considers the application to be 
acceptable in principle and therefore in accordance with Policy SE 5.

Hedgerows

Seven hedgerows are identified in the submitted Ecological Report. These comprise of a long 
continuous length of hawthorn and occasional blackthorn hedgerow adjacent to London 
Road; a short stretch along Gaw End Lane comprising of Hawthorn and ash and elder and 
five hedgerows south of Gaw End Lane which are comprised predominantly of Hawthorn and 
occasional mature trees of Oak, Ash and Beech.

The Report states all the hedgerows are dominated by Hawthorn, with none qualifying as 
‘Important’ under the hedgerow regulations. The report qualifies this statement and advises 
that due to the low number of woody species and species-poor field layer the hedgerows do 
not meet the ecological criteria under the Hedgerow Regulations.



A Hedgerow Regulations Assessment has identified that a section of the western/southern 
boundary of the site marks the historic boundary between the ancient parishes of Gawsworth 
and Prestbury and forms the boundary of a pre-1600 AD estate or manor and is therefore 
deemed ‘Important’ Criterion 1 and 4a of the Hedgerow Regulations.

Hedgerows forming the boundary with London Road (A523), the boundary with Gaw End 
Lane, the western site boundary and hedgerows within the boundaries of Gaw End Lane, the 
Macclesfield Canal and Rayswood Nature Reserve are recorded as an integral part of a field  
system pre dating the Inclosure Act and are deemed ‘Important’ under Criterion 5a of the 
Regulations.

In terms of this outline application, the existing hedgerow adjacent to London Road will be 
affected by the proposed vehicular access and a new pedestrian/cycle access. Whilst the 
Assessment states that this hedgerow will be breached in two sections, further losses may be 
required to accommodate highway visibility requirements. Taking into account the fact that the 
roadside hedgerow qualifies as an ‘Important’ hedge on historic criteria, the impact of a loss 
of a section of the hedge is a material consideration in the determination of this application. 

The provision of the required visibility splays would affect a section of hedgerow stretching in 
the order of 129 metres along the London Road frontage. Part of this section would require 
removal and pruning to achieve the required visibility. Whilst such losses are regrettable, it is 
considered that these would be outweighed by the delivery of an allocated site and potential 
mitigation planting to translocate / replace some of the hedgerow deeper into the site. The site 
can only realistically take its access along this section of London Road as the existing junction 
at Gaw End Lane is substandard and not capable of delivering the desired visibility. The 
partial loss of the roadside hedgerow is therefore inevitable and necessary if the development 
of this allocated site is to be realised. Subject to conditions, the scheme is considered to be 
acceptable in this regard.

Landscape

As part of the application a Landscape and Visual Appraisal (LVA) has been submitted. One 
of the key visual receptors is from the adjacent Macclesfield Canal. The canal is a valuable 
site asset. It is recommended that the development edge should be set further back from the 
canal than is shown on the parameters plan in order to provide sufficient space for public 
access (e.g. a footpath with seating), any SUDs features and to allow adequate separation 
from private frontages. Further, levels fall towards the canal so cross sections will be required 
at reserved matters stage to assess the relationship between the location and height of the 
proposed development and the Conservation Area/Local Wildlife Site.

The Council’s Landscape Architect also recommends a landscape buffer around the 
perimeter of the Lyme Green Depot in order to screen the industrial buildings, the floodlighting 
and any acoustic fencing that may be required. At the reserved matters stage, the layout 
should provide sufficient space for an adequate depth of planting and access for ongoing 
maintenance. Screen planting along the boundary with the works depot to screen the 
unsightly buildings is also recommended.

At the reserved matters stage the layout must be carefully designed from the outset to take 
the undulating site levels into consideration in order to avoid excessive changes in level, 



particularly in the vicinity of the canal, the site boundaries and the retained trees and hedges. 
High and prominent retaining structures must be avoided. Subject to this coming forward 
through to the reserved matters application/s, the landscape impact of the proposals is 
deemed to be acceptable at this stage.

Ecology

The application has been supported by an ecological assessment in accordance with criterion 
e of the site allocation. The assessment deals with the following species / designations:

Statutory Designated Sites - The application site falls within Natural England’s SSSI impact 
risk zones associated with Danes Moss SSSI. Natural England have been consulted on the 
additional information submitted in support of this application and have advised that the 
proposed development should not result in any adverse effects on nearby SSSIs. The 
Council’s Nature Conservation Officer (NCO) concurs with this view and also confirms that 
the proposed development is unlikely to have an adverse effect Danes Moss’s designation as 
a Local Wildlife Site.

Non-Statutory Designated Sites - The Macclesfield canal which abuts the application site in 
two locations is selected as a Local Wildlife Site. The existing drainage for the site discharges 
into the canal. The Council’s NCO has advised that it must be ensured that surface water 
draining into the canal from the proposed development be treated to remove contaminants 
prior to being discharged. This matter may be dealt with by means of a condition.

Grassland Habitats - An updated botanical survey has been undertaken including the 
grassland habitats on site. Whilst the grassland habitats on site have some value, none are of 
Local Wildlife Site quality and as such present a significant constraint on the proposed 
development.

Wet Woodland - The Council’s NCO has advised that the wet woodland is likely to qualify as 
a priority habitat. Habitats of this type are a material consideration. In addition, a plant species 
by the name of ‘Water Avens’ was found on this part of the site and is considered to be 
vulnerable. The Council’s NCO has advised that this habitat must be retained as part of the 
development of this site. Proposals will also be required to ensure that this part of the site 
retains a wetland character to ensure the viability of the existing habitats. Given that the rear 
gardens of some of the plots extend into this area, it is recommended that a condition 
requiring retention of this part of the site is imposed.

National inventory of priority habitats - The application site is listed on the national inventory 
of Coastal and Floodplain Grazing Marsh. Habitats of this type are a material consideration. 
The habitats present on the application site only partly meet the description of this habitat 
type. Much of the nature conservation value of grazing marsh habitats is however associated 
with the related ditches. The Council’s NCO therefore advises that the retention of the ditches 
in both the northern and southern halves of the site should be maximised. The applicant has 
proposed that new ditches would be provided to compensate for any lengths of ditch 
unavoidably lost to the development with the intention of delivering a total greater length of 
ditches on site. This approach is acceptable and this matter may be dealt with by means of a 
condition.



Great Crested Newts - The submitted great crested newt survey was constrained by lack of 
access to a number of off-site ponds. However, based on the available information the 
Council’s NCO has advised that Great Crested Newts are not reasonable likely to be affected 
by the proposed development.

Breeding and Wintering Birds - Snipe was observed within the marshy grassland in the centre 
of the site. Sites which support regular occurrences of wintering Snipe are considered to be of 
county importance. In this case as only one years survey data is available, it is impossible to 
confirm whether the species occurs regularly. There is however no reason to suspect that this 
is not the case.

Whilst the marshy grassland, where the snipe was recorded, is shown as being partly 
retained on the parameters plan, it will be modified by the installation of SUDS and this 
habitat would be disturbed by the proposed residential and access roads which would be 
likely to lead to its abandonment by snipe. In order to compensate for the loss of snipe habitat 
it is recommended that a shallow marsh area be constructed in the safeguarded open space 
area. A drainage basin is shown on the submitted masterplan, which could be used by snipe if 
designed correctly. If planning consent is granted it is recommended that a condition be 
attached which requires details of the design of this feature to be submitted as part of any 
future reserved matters application. 

A number of Priority Bird species were recorded as being likely to be breeding on the site. 
One of these species was recorded in a hedgerow in the safeguarded open space area and 
so would not be directly affected by the proposed development. Two other species were 
recorded associated with trees on Gaw End Lane. Retention of these trees would reduce the 
impacts of the proposed development upon these species and as both of these species are 
often associated with residential properties, the provision of features for these species could 
be incorporated into the detailed design of the scheme. This could be dealt with by means of 
the ecological enhancement condition.

Badgers - A detailed badger survey has been submitted in support of this application. Limited 
badger activity was recorded on site and as such the proposal would not have a significant 
adverse impact upon badgers. However as the status of badgers on site can change, a 
condition should be attached which in requires any reserved matters application to be 
supported by an updated badger survey.

Bats and Barn Owls - A number of trees on site have been identified as having potential to 
support these protected species. However, no evidence of these two species roosting on site 
was recorded. As the status of these species may change over time, it is recommended that 
an updated survey be secured by condition.

Water Vole and Otter - The Otter and Water Vole Survey undertaken in support of this 
application was undertaken outside the optimal water vole survey season and only a single 
visit was undertaken. The level of survey effort undertaken is insufficient to establish 
presence/likely absence of water voles. However, the Council’s NCO has undertaken water 
vole surveys of the Macclesfield canal in the past which did not record any evidence of this 
species. Considering the nature of the proposed development, which would not involve any 
direct impacts on the canal or other significant otter or water vole habitat, its is considered 



that neither water vole or otter are reasonable likely to be affected by the proposed 
development. No further surveys for these species are therefore required. 

Ponds - There are a number of ponds on the application site. Two of the ponds (listed as 2 
and 4) appear to be of particular nature conservation value supporting a number of aquatic 
plants and common amphibian species. Only one pond (pond 5) was permanent during the 
surveys. The ephemeral nature of the ponds on site does not however reduce their nature 
conservation value. The current layout would result in the loss of ponds 1 and 2. It is 
considered that replacement ponds should be provided for the loss of any ponds. These 
should be located in the safeguarded open space area. The submitted layout plan has now 
been amended to show the creation of two compensatory ponds. To avoid any contamination 
of the ponds, wildlife ponds should not be used to attenuate water from the highways network 
or parking areas associated with the development. Similarly there should be no contamination 
of the dich within the secured open space area as this discharges in the adjacent woodland. 
This matter may be dealt with by means of a condition.

Reptiles - No evidence of reptiles were recorded during the submitted survey and therefore 
this species group is unlikely to be present or affected by the proposed development.

Hedgerows - Native hedgerows are a priority habitat. In addition, the hedgerow on London 
Road is Important under the Hedgerow Regulations. The proposed development will result in 
the partial loss of this hedgerow to facilitate the site access and also a loss of hedgerows 
around the semi-improved grassland (target note 14). Any unavoidable losses of Hedgerow 
should be compensated for by means of replacement native hedgerow planting, with a 
significantly greater length of new hedgerows proposed in relation to that lost. 

Biodiversity Offsetting - Local Plan Policy SE 3(5) requires all developments to aim to 
positively contribute to the conservation of biodiversity. The Councils Ecologist recommended 
that an assessment of the residual ecological impacts of the proposed development using the 
Defra biodiversity offsetting ‘metric’ methodology be undertaken. The applicant’s consultant 
has completed a Biodiversity Impact Calculator in accordance with the Defra Biodiversity 
Metric methodology. The results of this calculation show that, provided all proposed habitat 
creation measures are implemented, the proposed development would result in an overall 
gain for biodiversity. This would align with the requirements of Policy SE 3 and site specific 
principles d and e of LPS 17.

In the event that outline planning permission is granted, a condition must also be attached 
which requires any future reserved matters application to be supported by proposals for the 
incorporation of all of the habitat creation measures proposed at the outline. Also, a long term 
habitat management plan will be required at the detailed design stage. The possibility of the 
Secured Open Space being transferred to the Council and put under appropriate long term 
management by the Council’s Countryside Officer is recommended and could be secured as 
part of the s106 agreement. Lighting conditions are also recommended.

The Council’s NCO has confirmed that if planning consent were to be granted, the proposed 
mitigation/compensation is acceptable. Subject to the proposed mitigation measures, the 
scheme is found to be acceptable in terms of its ecological impact and accords with MBLP 
Policies NE11, NE17 and CELPS Policies SE 3 and LPS 17.



Design

As this is an outline application with matters relating to layout, scale and appearance reserved 
for approval at a later stage, there is an indicative plan to show how a development of 330 
houses could be accommodated on the site. The proposal would be served by a new access 
point taken from London Road situated in at a midpoint between the junctions of Lindrum 
Avenue and Robin Lane. This would feed a primary access road running into the site which 
would then meet with a number of tertiary roads as well as linking in with Gaw End Lane, 
which would be dissected and closed to vehicular traffic a short distance (approximately 110 
metres) from its junction with London Road.

The dwellings would be arranged around the internal road network with pockets of public 
open space to the west and east extremities of the site as well as central areas of open space 
and corridors. This would also facilitate the provision of a comprehensive internal footpath 
network and corridors of green and open spaces interconnecting with existing footpath 
connections. Further, green buffers are shown to be incorporated along the boundary with 
London Road and to the adjacent Macclesfield Canal (with amendment) and the area of 
protected open space to the south designated under the site allocation would be respected as 
would the adjacent Raywsood Nature Reserve. The indicative layout shows a general mix in 
the size of units.

The Council’s Urban Designer has commented that whilst the initial illustrative layout plan 
shows that it is possible to achieve 300 units within the site as a traditional layout, it does not 
comply with the CEC Design Guide, having a number of fundamental design issues. 
However, the Urban Designer considers that these issues can be resolved at reserved 
matters stage with innovative and bespoke solutions that reflect the unique characteristics of 
the site (canal side development). The parameters plan and D&A statement show the concept 
and intention of the development. However, a more bespoke solution will be required to meet 
the high expectations and requirements of the Council and to create a unique sense of place.

The general principles and parameters shown on the illustrative plans shows a decent spread 
of development with well overlooked spaces. Provided that similar principles are carried 
through to the reserved matters stage with a more bespoke design solution, the proposal 
would achieve a well designed residential development which would accord with LPS 17 and 
the Cheshire East Design Guide.

Impact on Heritage Assets

Macclesfield Canal Conservation Area bounds the site to the north and west with the grade II 
listed canal bridge providing access across to the canal towpath on the other side. To the east 
of the site, on the opposite side of London Road is Toll Bar Cottage which is grade II listed 
beyond which is the grade II listed Lyme Green Hall.

With respect to the impact on the canal conservation area, concerns have been raised in 
terms of the way the western fringe of the proposed development would interact with the 
canal side setting. LPS 17 part 2, criterion iii) and site specific principle b advises that future 
development should provide a green buffer to the canal / heritage assets. The indicative 
layout does show a green ‘edge’ to the boundary with the canal, however, it will be important 
to secure a high quality of design for not only the units which will face out to the canal, but 



also the public realm in between. The layout does show capacity to provide a green buffer 
and with well designed units providing an attractive canal side frontage (secured at reserved 
matters stage), the impact on the canal conservation area and indeed the listed canal bridge 
could be acceptable.

Turning to the heritage assets situated towards the south east of the site, the proposed 
development on the indicative layout tapers off from the existing Gaw End Lane / London 
Road junction. The application also excludes the ‘Lyme Green Settlement’ field situated 
directly opposite. The indicative layout also incorporates a green buffer along the London 
Road frontage which will assist in minimising harm to the setting of both Toll Bar Cottage and 
Lyme Green Hall. As such, the proposal is found to be acceptable and in accordance with the 
part 2, criterion iii) and site specific principle ‘b’ of LPS 17.

Flooding and Drainage

A Flood Risk Assessment has been submitted. The site is located within Flood Zone 1 as 
defined by the Environment Agency indicative flood maps and as a result the chance of 
flooding from rivers or sea is 0.1% (1 in 1000) or less.

The surface water (SW) should be drained within site boundary and discharged at greenfield 
run-off rate without causing adverse flooding to existing or proposed properties. Subject to the 
proposed mitigation, and conditions, the proposed development will adequately mitigate the 
residual risk of flooding of surface water and will not increase the risk of flooding to 
neighbouring properties and is therefore acceptable.

The Council’s Flood Risk Manager and United Utilities have been consulted on this 
application and have no objection subject to conditions. Therefore the development is 
considered to be acceptable in terms of its flood risk and drainage impact and will comply with 
policy SE 12 of the CELPS.

Contaminated Land

The submitted Phase I Preliminary Risk Assessment has been assessed by the Council’s 
Environmental Protection Unit, who have no objection. Any risk from unidentified 
contamination can be dealt with by appropriate conditions. Consequently the proposal 
complies with policy DC63 of the MBLP and CELPS Policy SE12.

ECONOMIC SUSTAINABILITY

With regard to the economic role of sustainable development, the proposed development will 
help to maintain a flexible and responsive supply of land for housing as well as bringing direct 
and indirect economic benefits to Macclesfield including additional trade for local shops and 
businesses, jobs in construction and economic benefits to the construction industry supply 
chain.   

S106 HEADS OF TERMS

A s106 agreement is currently being negotiated to secure:



 Affordable Housing comprising 30% (65% of which will be for affordable rent and 
35% for intermediate tenure)

 Education contributions of £672,470 (primary) £800,792 (secondary) and 
£182,000 (Special Educational Needs) = total of £1,655,262

 NHS contributions of £332,640 towards Waters Green Medical Centre / 
development of additional primary care premises within Macclesfield

 Public Open Space on site including provision of LEAP and LAP or in absence of 
onsite LPA contribution towards offsite provision (£75 per square metre 
shortfall)

 Management Plan for the on-site public open space and LEAP and / or LAP
 Contribution towards Recreation Open Space of £1,000 per open market family 

dwelling or £500 per 1 / 2 bed open market apartments
 Contribution towards indoor recreation of £58,500 towards Macclesfield Leisure 

Centre
 Highways Contribution of £2,200 per unit (towards infrastructure improvements 

in the Macclesfield Movement Strategy) = £682,000 based on 310 units

CIL Regulations

In order to comply with the Community Infrastructure Levy (CIL) Regulations
2010 it is necessary for planning applications with legal agreements to consider the issue of 
whether the requirements within the S106 satisfy the following:

(a) necessary to make the development acceptable in planning terms;
(b) directly related to the development; and
(c) fairly and reasonably related in scale and kind to the development.
 
The provision of affordable housing, public open space, indoor and outdoor sport (financial) 
mitigation, and healthcare (financial) mitigation are necessary, fair and reasonable to provide 
a sustainable form of development, to contribute towards sustainable, inclusive and mixed 
communities and to comply with local and national planning policy. 

The development would result in increased demand for school places at the primary and 
secondary schools within the catchment area which currently have a shortfall of school 
places. In order to increase the capacity of the schools which would support the proposed 
development, a contribution towards primary, secondary and SEN school education is 
required based upon the number of units applied for. This is considered to be necessary and 
fair and reasonable in relation to the development.

Having regard to the additional vehicle trips that that this proposal would add to the local 
highway network, there is a requirement for a financial contribution to the provision of 
infrastructure improvements as outlined in the Macclesfield Movement Strategy (MMS). 
These are necessary in order to mitigate the highway impacts that this development would 
generate.

All elements are necessary, directly relate to the development and are fair and
reasonable in relation to the scale and kind of the development



Other Matters

Part of the north-western corner of the site near to the canal has been the subject of some 
recent unauthorised works. These works have involved the laying of hard-core for the storage 
of vehicles. These works are currently the subject of investigation by the Council’s Planning 
Enforcement Section. This is separate to this application and is not for consideration as part 
of this application. This application needs to be considered on its own merits.

CONCLUSIONS 

The principle of developing this site for residential purposes has been deemed to be 
acceptable through the adoption of the Local Plan Strategy. The allocation of the site under 
LPS 17 will enable a sustainable and planned housing land release which will facilitate and 
assist the delivery of the Council’s 5 year housing land supply.

The proposal seeks to provide up to 330 dwellings on part of a site allocated within the 
CELPS for around 300 dwellings. The comments received in representations have been given 
due consideration, however, subject to the satisfactory resolution of the s106 negotiations, 
and a limit on the number of units to 310 with the provision of a buffer with Lyme Green 
Depot, the proposal complies with all relevant policies of the development plan and is 
therefore a sustainable form of development.

In accordance with Sec.38 (6) of the Planning and Compulsory Purchase Act 2004 and 
paragraph 11 of the Framework, the proposals should therefore be approved without delay.  
Accordingly a recommendation of approval is made subject to conditions and the prior 
completion of a s106 agreement.

RECOMMENDATION

APPROVE subject to conditions and a S106 Agreement making provision for:

S106 Amount Triggers
Affordable 
Housing

30% 
(65% Affordable Rent / 35% 
Intermediate)

In accordance with phasing 
plan. No more than 80% 
open market occupied prior 
to affordable provision in 
each phase.

Education Primary £672,470 
Secondary £800,792 SEN 
£182,000 
(Macclesfield Academy or 
new school)

50% Prior to first 
occupation
50% at occupation of 51st 
dwelling

Health £332, 640
(Waters Green Medical 
Centre / development of 
additional primary care 
premises within 
Macclesfield)

50% Prior to first 
occupation
50% at occupation of 51st 
dwelling



(average  – based on 
occupancy)

Indoor recreation £58,500
(Macclesfield Leisure 
Centre)

Prior to first occupation

Recreation Open 
Space

(£1000 per market dwelling 
and £500 per 1 / 2 bed 
market apartment)
(Key Centre at Congleton to 
help deliver a 3G pitch, 
improve and reorganise 
retained grass pitches and 
provide a new pavilion with 
changing, community room 
and health and fitness 
offer)

On occupation of 51st 
dwelling

Public Open 
Space 

Private Management 
Company for Allotments
Other Areas of Open Space 
transferred to the Council
Provision of a LEAP on site
Provision of commuted 
sum in lieu of LAP towards 
Robin Lane Play Area (£75 
per sqm of shortfall in on 
site provision) or provision 
of LAP on site

On first occupation

On occupation of 51st 
dwelling

Highways 
Contribution

£2,200 per unit 
(towards infrastructure 
improvements in the 
Macclesfield Movement 
Strategy)

On commencement of 
development

And the following conditions:

1. Standard Outline Time limit – 3 years
2. Submission of Reserved Matters
3. Development to be limited to a maximum of 310 units
4. Access to be constructed in accordance with approved plan prior to first 

occupation
5. Toucan crossing on London Road to be provided prior to first occupation
6. Reserved matters application/s to include the provision of a buffer and / or 

bund  round the perimeter of Lyme Green Depot
7. Accordance with submitted Travel Plan
8. Provision of electric vehicle infrastructure (charging points) at each 

property with private off road parking prior to first occupation



9. Construction Environmental Management Plan submitted, approved and 
implemented

10. Scheme of Piling works to be submitted, approved and implemented
11. Submission of a Phase II contaminated land survey
12. Remediation of contaminated land
13. Submission of soil verification report prior to first occupation of units to 

which they relate
14. Dust control scheme to be submitted, approved and implemented
15. Development to be carried out in accordance with submitted Flood Risk 

Assessment
16. Scheme of foul and surface water drainage to be submitted, approved and 

implemented. Foul and surface water drainage shall be connected on 
separate systems

17. Submission of a detailed drainage strategy / design,  associated 
management / maintenance plan

18. Reserved matters application to be supported by structural information 
should any works be carried out within 15 metres of the canal side

19. Accordance with submitted Ecological Assessments
20. Reserved matters application/s to be supported by a strategy for the 

incorporation of features to enhance the biodiversity value of the proposed 
development (in accordance with outline) and to mitigate and compensate 
for any adverse effects arising from the development.

21. Long term habitat management plan to be submitted, approved and 
implemented

22. Reserved matters hall include the retention of wet woodland at Target Note 
9

23. Reserved matters shall include details of the provision of marshy drainage 
feature for Snipe

24. Reserved matters application to be supported by an updated Badger 
Survey, and Bat and Barn Owl Survey

25. Submission and approval of a written scheme of investigation for the 
implementation of a programme of archaeological work

26. The drainage scheme must not discharge any water from the road network 
or parking area in any new or retained ponds or the existing ditch network

27. Noise survey and mitigation scheme to be submitted with the application/s 
for reserved matters

28. Detailed lighting scheme to be submitted in support any future reserved 
matters application

29. Reserved matters to be supported by detailed finished ground and floor 
levels

30. Nesting Birds Survey to be carried if works are to be carried out during the 
bird breeding season

31. Proposals for the incorporation of features into the scheme suitable for use 
by nesting birds to be submitted, approved and implemented

32. Reserved matters application to be supported by an updated Arboricultural 
Impact Assessment, Tree Protection Plan and Method Statement

33. Reserved matters to include a signage scheme directing users to local 
cycle and footpath routes



34. Details of boundary treatments to submitted with reserved matters 
(including detail of treatment with Rayswood nature Reserve)

In the event of any changes being needed to the wording of the Committee’s 
decision (such as to delete, vary or add conditions / informatives / planning 
obligations or reasons for approval/refusal) prior to the decision being issued, the 
Head of Planning (Regulation) delegated authority to do so in consultation with 
the Chairman of the Strategic Planning Board, provided that the changes do not 
exceed the substantive nature of the Committee’s decision.




